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14.

PROPOSED URBAN EXTENSION OF BUFFELJAGSBAAI

Farm 340, Division Bredasdorp
17/5/5/3/4

P Roux

(028) 313 8039 Hermanus Administration

16 January 2019

1. Executive Summary

To convey the result of the finding of the recent public participation process
and to report on the process going forward for the proposed urban extension
of Buffeljagsbaai and to obtain Council’s approval for the proposed urban
extension of the Buffeljagsbaai settlement.

The Locality Plan of the property concerned is attached as Annexure A, the
status quo report in support of the proposal is attached as Annexure B, while
the Urban Extension Plan is attached as Annexure C.

. Service Delivery and Budget Implementation Plan - IGNITE

Infrastructure and Planning
Town- and Spatial Planning

. Compliance with Strategic Priority

Promotion of tourism, economic and social development

. Delegated Authority

None

. Legal Requirements

Spatial Planning Land Use Management Act, No 16 of 2013

. Background/Discussion/Evaluation/Conclusion

Background

The Buffeljags settlement is bordered by the ocean and properties set out for
agricultural purposes and as such one of the major issues which need to be
addressed is the lack of adequate land for housing and settlement
development in the area. To alleviate this issue the Overstrand Municipality
proposes to develop a small portion of the agricultural land adjacent to the
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settlement, namely Farm 340. The Overstrand Municipality is the owner of
Farm 340 (attached as Annexure C).

As seen on Annexure C, the Buffeljagsbaai settlement consists of thirty one
(31) erven of which thirty (30) have been transferred to property claimants of
the historic settlement. These thirty (30) privately owned erven are zoned as
Less Formal Development Zone. It is found that some of the houses in the
settlement experience flooding on a seasonal basis due to the close proximity
to the coastline. In accordance to the Overstrand Municipality Spatial
Development Framework the Urban Edge is demarcated on the immediate
boundary of the thirty one (31) erven (Annexure C). Buffeljagsbaai is a fishing
community with many residents leading a subsistence driven lifestyle. Until
recently, the only significant economic activities taking place within the
settlement were the operations of the Buffeljagsbaai Bamboo Company.
However, two (2) large abalone farms have been developed on Farm 357,
Bredasdorp and Portion 2 of Farm 308, Bredasdorp which employ out of the
local community.

Even though there are only thirty one (31) erven located within the settlement
and a large number of backyard dwellers are also residing on aforementioned
erven. In a meeting held on 11 December 2014 between the Overstrand
Municipality (OM) and the Buffeljachts Behuisingskomitee (BBK), it was
indicated that up to three (3) families are currently living on one erf. It
therefore appears that a definite need exists for the provision of further
housing opportunities within the settlement.

Discussion

Due to proximity to the ocean and the restrictive demarcation of the Urban
Edge, the OM proposes to extend the settlement in a north-east direction unto
a selected portion of Farm 340, as can be seen on Annexure C.

Farm 340 is currently covered in small patches of Overberg Dune Strandveld
fynbos, and is zoned for agricultural purposes. The Overstrand Municipality
procured the abovementioned farms from Department of Agriculture in order
to better manage the farms and the potential thereof. It was foreseen that the
farms would be of benefit for aqua-agriculture, which have already been
developed in the area. The development of more aqua-agricultural facilities
would also mean that the residents of the local community could actively work
in their immediate area; this in turn could lead to an increase in demand for
housing.

The proposed expansion of the Buffeljags settlement will only use a small
portion of the adjacent property for the development, approximately 1,7 ha
and as such should not impede the agricultural potential of the farms.
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The opinion is that the proposed expansion of the Buffeljagsbaai settlement
will have to cater for the current and future need of the settlement and
therefore strategic planning must be done with the demarcation of the urban
extension. In addition to the abovementioned issue cost mitigation should
also be considered. It should be determined how many of the households
qualify for subsidized housing and how much of the development cost will
have to be subsidized. The aforementioned will be formulated and
information gathered at the social compact and from various departments
during the planning phase of the project.

A Status Quo Report of Buffeljagsbaai was compiled by the Overberg
Professional Resource Team (attached as Annexure B).

The report concludes that:

» A definite need exists to accommodate residents of the informal settlement
in a formalised manner;

« The current waiting list indicates that there is a definite need to
accommodate backyard dwellers within the settlement by providing
additional subsidised housing opportunities;

* With the development of the two (2) abalone farms next to the settlement,
a further need for the development of housing opportunities may arise;
and

« The Overstrand Municipal Wide Spatial Development Framework (SDF)
clearly states that the provision of housing opportunities within
Buffeljagsbaai must be considered from 2015 onwards.

As stated in the aforementioned Status Quo Report, one of the main
obstacles is to acquire funding from Province; however funding will only be
provided if the urban edge is amended. Therefore it is an incentive for the
Municipality to extend the urban edge.

It should be noted that a public participation process was followed to inform
the public of the Municipality’s intention to extend the urban edge and a
memo was circulated to the internal departments with minimal input being
received. Input which was received was from DEA&DP (attached as
Annexure E) and the Overstrand Municipality’s Environmental Section
(attached as Annexure D). Both comments indicate that there are
endangered plant species on the proposed area and that NEMA approval will
be required. NEMA approval will be done and further specialist studies will be
required when more detailed planning is done.

The proposal was also advertised in the Gansbaai newspaper and notices
were circulated to the property owners of Buffeljagsbaai and the community
has provided a list of comments (attached as Annexure F) which reads as
follows:
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e Discuss the size of the planned houses.

e New erven must be zoned for Single Residential Zone 1 purposes.
e Properties must be the same size as the existing erven.

e EXisting properties must be rezoned to Single Residential Zone 1

The comments provided by the community is noted and with the planning of
the future extension of development the size and zoning of the proposed
properties and house typologies will be discussed with the community through
the social compact.

Evaluation

Considering the discussion made in this report it is considered that there are
site specific circumstances which exist in favour of creating additional erven.
However, certain issues first needs to be addressed before additional erven
can be created and the first step in addressing the issues is by amending the
urban edge of Buffeljagsbaai which will allow the Municipality to apply for
funding in order to proceed with the planning phase of the housing
development. Therefore Council’s approval is required to proceed with the
process of amending the urban edge of Buffeljagsbaai.

During the planning phase the specialist input will be gained in terms of:

Planning Principles,
Environmental Issues,
Civil Engineering,
Heritage Aspects and
Community Participation.

. Financial Implications

None at this stage.

. Staff Implications

None

. Comments from other Departments, Divisions and Administrations
Overstrand Environmental Services

Attached as Annexure D
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Department of Environmental Affairs and Development Planning
Attached as Annexure E
Buffeljagsbaai Property Owners
Attached as Annexure F
10.Annexures

Annexure A: Locality Plan

Annexure B: Status Quo Report

Annexure C: Proposed Urban Extension Plan

Annexure D: Comment: Overstrand Environmental Services

Annexure E: Comment: D of Environmental Affairs and Development Planning
Annexure F: Comment: Buffeljagsbaai Property Owners

RECOMMENDATION TO THE COUNCIL:

1. that the Status Quo Report of Buffeljagsbaai as compiled by the Overberg
Professional Resource Team (attached as Annexure B), be noted;

2. that the comments received from the Overstrand Municipality’s Environmental
Section and Department of Environmental Affairs and Development Planning
(attached as Annexure D and E), be noted;

3. that the comments received from the property owners of Buffeljagsbaai
(attached as Annexure F), be noted; and

4. that the amendment of the Buffeljagsbaai Urban Edge Extension Plan
(attached as Annexure C) in a north-east direction unto selected portion of the
Farm 340 to accommodate an urban extension area of approximately 1,7 ha
subject to detailed planning, be approved.

RESPONSIBLE OFFICIAL: P ROUX
TARGET DATE FOR IMPLEMENTATION: 13 MARCH 2018
TARGET DATE TO INFORM APPLICANT: N/A

TARGET DATE TO INFORM OBJECTOR: N/A
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14.
PROPOSED URBAN EXTENSION OF BUFFELJAGSBAAI

Farm 340, Division Bredasdorp

17/5/5/3/4

P Roux (028) 313 8039 Hermanus Administration
16 January 2019

THIS MATTER SERVED BEFORE THE JOINT PORTFOLIO COMMITTEE ON
19 FEBRUARY 2019, WHICH COMMITTEE RECOMMENDED AS FOLLOWS:

RECOMMENDATION TO THE COUNCIL:

1. that the Status Quo Report of Buffeljagsbaai as compiled by the Overberg
Professional Resource Team be noted;

2. that the comments received from the Overstrand Municipality’s Environmental
Section and Department of Environmental Affairs and Development Planning be
noted;

3. that the comments received from the property owners of Buffeljagsbaai be noted;
and

4. that the amendment of the Buffeljagsbaai Urban Edge Extension Plan in a north-
east direction unto selected portion of the Farm 340 to accommodate an urban
extension area of approximately 1,7 ha subject to detailed planning, be

approved.
RESPONSIBLE OFFICIAL: P ROUX
TARGET DATE FOR IMPLEMENTATION: 13 MARCH 2018
TARGET DATE TO INFORM APPLICANT: N/A

TARGET DATE TO INFORM OBJECTOR: N/A
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8 Overberg Professional Reference:
Frepared for: Western
Status Quo RBPOI’t Cape Government
Buffeljagsbaai Revision: 2
Overstrand Municipality 21 May 2015
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1 BACKGROUND AND SCOPE OF WORK

An instruction to proceed work (IPW) was received from the Depariment of Human Settlements for the
compilation of a Status Quo Report regarding the residential settiement of Buffeljagsbaai, located
within the Gansbaai administrative area of the Overstrand Municipality.

The scope of work included:

= An introductory meeting held with Mr Stephen Muller (Director: Infrastructure & Planning), Mr Briand
Louw (Housing Project Manager}, Ms Haneen van der Stoep (Senior Town Planner) and Mr Petrus
Roux {Town Planner);

* Sourcing of all documentation pertaining to the settlement;
= A site visit, conducted with Ms Van der Stoep and Mr Louw;

= A meeting with Mr Dennis Hendriks (Senior Manager: Project Management and Development
Control);

= A second site visit, conducted with Mr Francois Myburgh (Area Manager: Gansbaai Administration);
and

= Drafting of a Status Quo Report with recommendations addressing the needs of the Overstrand
Municipality with regard to Buffaljagsbaai.

2 INTRODUCTION

Buffeljagsbaai is a small rural settlement located approximately 19 kilometres east of Pearly Beach.
The settlement consists of 31 individual erven with 14 informal dwelling units located an the
Remainder of Farm 340, Bredasdorp. Social amenities that are provided within the settlement include
a pre-school, a library and a small community hall, Four dwelling units are also located within 800
metres of the seitlement itself. A small-craft launching site is located to the north of the setflement as
well as a derelict, disused resort owned by Overberg District Municipality. With the establishment of
the settlement, certain conditions were registered with regard to the future development of the
settlement. These original conditions of establishment are attached as Annexure A. From the
aforementioned conditions, it is evident that the further expansion of the settlement was not deemed
desirabie at that point in time.

Buffeljagsbaai is a fishing community with many residents leading a subsistence driven lifestyle. Until
recently, the only significant economic activities taking place within the settlement were the operations
of the Buffeljagsbaai Bamboo Company. However, two large abalone farms are being developed on
Farm 357, Bredasdorp and Portion 2 of Farm 308, Bredasdorp that will gemerate significant
employment opportunities. The development of a nuclear power station at Bantamsklip, located
approximately 6 km west of the settlement, is also planned by Eskom.

Even though there are only 31 erven located within the settiement, a large number of backyard
dwellers are also residing on aforementioned erven. In a meeting held on 11 December 2014 between
the Overstrand Municipality (OM) and the Buffeljachts Behuisingskornitee {BBK), it was indicated that
up to three (3) families are currently living on one erf. It therefore appears that a definite need exists
for the provision of further housing opportunities within the settlement.

[ ]
aurecon Leading. Vibrant, Global. Project { 10420/RFOZZ File Stalus QuoBuffaljachtivier.cacx 21 May 2015 Revision D Page 3
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3 STATUS QUO

As mentioned in Seclion 2, the settlement consists of 31 erven and 14 informal dweiling units. Two
abalone farms are currently being developed close to the settlement. One farm is being developed to
the south of the settlement and the other farm to the north. Other economic activities in the area
consist of a bamboo harvesting company and a small spaza shop.

The Overstrand Municipality obtained a court interdict against the residents of the informal settlement
that settled on the Remainder of Farm 340, Bredasdorp. The residents were relocated to their current
location on Pertion 3 of Farm 340. As part of the negotiation process, the Overstrand Municipality
offered to provide the residents with access to basic services on the aforementioned erf.

The Overstrand Municipality recently updated the housing waiting list for the settlement and the list
currently consists of 53 individuals,

A historic grave yard was also identified (refer Figure 4). It is recommended that the extent of this
graveyard be determined and conserved in an appropriate manner. It was indicated by Mr Myburgh
that it should not be formalised into a functioning cemetery.

The erven within the setflement are zoned as Less Formal Development Zone in terms of the
Overstrand Municipality Zoning Scheme, with Partion 33 of Farm 340 zoned as Undetermined Zone.

Public transport services are limited to a bus service that is provided for children of the setflement who
attend school in Gansbaai.

Water to the settlement is provided from a borehole with a sustainable yield of 9 litres per second.
The water is treated by the Overstrand Municipality before it is distributed to the settiement. A 100
kilolitre reservoir is developed to the north east of the settlement, Sewerage is disposed of by means
of conservancy tanks. These tanks are serviced by the Overstrand Municipality as and when required.
Electricity is supplied by Eskom.

AUrecon Leading. Vibrant. Global, Projact 110420/RFG22 Flls Siatus QuoBuffeachirivier.docx 21 May 2095 Revision 0 Page 4
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Figure 1: Boat launching site

Figure 3: Abalone farm Figure 4: Historic grave yard

Flgure 5 Historic grave Figure 6: Créche

L ]
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4 SPATIAL PLANNING INITIATIVES

4.1 Overstrand Spatial Development Framework

The most comprehensive and relevant spatial planning initiative that is applicable to this particular
area is the Overstrand Municipal Wide Spatial Development Framework (SDF). Aforementioned
document dedicates a section tc the settlement, which can be summarised as follows:

Any future growth of the settlement should be carefully considered due to the high costs in providing
service infrastructure. However, given the location of the settlement and its function as a fishing
settlement, the opportunity for the development of mari-culture opportunities should be considered. It
is recommended that the settlement be promoted as a fishing settiement and that investigations
shouid be completed to determine the feasibility of developing the area as a specialist mari-culture
area. It is furthermore recommended that further residential development should be restricted until a
local development framewark was compiled for the area.

Before the process of compiling the aforementioned framework is embarked upon, a specialist
feasibility study must be undertaken to determine the economic potential, as well as the technical
feasibility of mari-culture development (abalone and fin farming) at the settlement. It is also stated
that there is no need for further housing development up until 2015.

The SDF makes the following recommendations with regard to the settiement:

= Investigate development potential for the aquacuiture facilities in Buffeljagsbaai;

= Compile a spatial development framework for Buffeljagsbaai to provide a clear vision for the area,
on the basis of the findings of a specialist feasibility study for mari-culture development;

= Investigate alternative sewage coilection and treatment options;
= Review water supply master planning and determine need for additional resources; and

= Optimise solid waste removal facilities for regional operation and introduce a waste recovery culture
with separation at source,

QUreCon Leading. Vibrant. Global, Project 110420/F Q22 Fle Stetus QuoBueRachtivisr.dock 21 May 2015 Revision & Page 8
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4.2 Overstrand Integrated Development Framework

In terms of the Overstrand Integrated Development Framework (IDF), Buffeljagsbaai is classified as a
rural settlement and is further classified as the lowest order of settlement with regard to town hierarchy
within the municipality. In terms of the IDF, the natural environment surrounding Buffeljagsbaai
contains an ecosystem that is classified as least threatened. The area is also identified as a Critical
Biodiversity Area (CBA) with moderate potential arable land.

Certain key policies directing future management and development of rural settlements were identified
within the IDF. They are the following:

= Encourage the development of natural open space systems within urban and rural settlements:

= Foreign or unsympathetic styles of site layout and buildings should be discouraged in urban
settlements and rural areas as to strengthen the local sense of place and minimise visual impact;

® Ensure that new development reflect and enhance the distinct build and natural environmental and
heritage context in which it is located,;

= Encourage the development of strategically located facilities that provide access to distinctive
natural areas and present apportunities for recreation activities;

= Ensure that the natural environment is protected and restored and its natural productive capacity is
preserved by means of sound land use management;

= Ensure that existing agricultural activity and soils with high production potential is retained:;

= Encourage and support the development of networks of apen space that sustain and enhance eco-
system functioning, connect fragments of vegetation, protect waterways and regenerate the natural
environment;

= Plan for and encourage the development of community facilities and basic services for each of the
Overstrand's rural settiements, minimising dependence on higher order settiements; and

= Carefully assess the location and visual impaet of non-agricultural related land uses in agricultural
and rural areas, to ensure that the sense of place considerations of the development contribute
towards/enhance the character of the rural environment.

L]
aurecon Leading. Vibrant. Global. Profect 110420/RFO22 File Status QuoBulleliachtivierdocx 21 May 2015 Revision 0 Page 11



490

G

ANNEXURE 12/24

IL ofing 0 LORAOY 91L0Z AiW 17 MoR IMMPEIUNGANT SrES Ay LZ0IHOTGL L pulfad

"[Bgo]D “urigIA ‘Bujpea uodainp

SINSAS0%e pous)Raly) JO JusINE Bujuiewsy - b ueld 4q) -4 ) 240614

LYMITHL

Swe1sAs003 pauadjessy] Jo Jusixg Buyuwewy p ueld

umoy e

peny soleyy ———

Aepunog edpngy D

FEALY UIEAIBUOD)
SBAIY DORSII |
ouenem R
SUBLIBY 1BUGEH (exniEN ON d1aum seasy [N
pausjedy| 1ses
#QeIBUIRA
pasabuepuz [

possbuepuz Aneonus (I




491

>

ANNEXURE 13/24

L #lvd g LivisiASY) $10Z Aepy 12 mopemmpelegngonh SRS Wil ZZDINOZF0N PG "1©40]9 “JUBIGIA .w:_voc.._ uoAIND
[

Ea.Y |ed12|UnIy PUBDSIAAQ BY} JO det Seale ANSISAIDOIY [BORKYD - § Uely 3¢ iz} oinBiy

AL N D IS ML Y I

ST

2aJy |edioiuny pueysIsAD ayj jo

: n\\n_“\.r\._lﬂ.n ...ihm_w ll __ﬁ”
ArOges) r./....f_n AP T
dew seaay Aysiaapolg jeanud ;g ued ) | .

e — e i 5 22




¥l oBad guaAey $107 AEN LT SSODTISMIRUSSHRINGOR SBIS M1y ZZ0AL0TOL | 190100 ._Mno_e ..u._._ﬂ._n__> .O-.:ﬂﬂﬂ.— uocrainp
" r

fAungedes pue) - g ueld 40l €1 sNGi

ANNEXURE 14/24

492

pecy Jokepy ~———|

Aiepunog sedotuney [

ssouiopvnt [
“shqRiepIaansSpIrEy v RILINCE ’
T SHIENAN 4O PuBoosy, 'Burels laqese-LoN
|
et sigeue requeiod wesepors [N

pUEl 2i981E [Riueted wuiben

JUCLLLIBA

RO 3D

3___%%0 puen :9i ueld

7 \\\\\\\\\\ o



493
ANNEXUI% 15/24

4.3 Overstrand Environmental Management Framework

The only specific reference that is made to Buffeljagsbaai in the above document is a statement with
regard to the existing water source of the setflement. It is stated that the current source is adequaie 10
supply medium- and long term future water requirements of the setfiement, No further exploration
work will be undertaken within this regard.

5 LOCALITY INFORMATION

5.1 Social Amenities
The settlement is developed with a créche facility, a library and a community hall,

5.2 Economic Opportunities

Buffeljagsbaai is regarded as a fishing community and this is the main source of income for residents
of the settiement. However, abalone poaching is also prevalent in the community. The bamboo
harvesting company, Buffeljagsbaai Bamboo Company, is also a provider of economic opportunities
for the residents of the settlement. Commercial activity within the settiement is limited to a small house
shop.

The abalone farms that are being developed will also generate a great number of permanent
employment opportunities. However, it was found that the greater majority of the workforce are not
residing in the settlement, but is transported by bus from Gansbaai and Pearly Beach on a daily basis.

Another possible economic opportunity is the development of the nuclear power facility that is
proposed to be developed by Eskom at Bantamsklip, approximately 6 km away. It is however
predicted that the employment opportunities created by the development of this facility will be
specialised and will offer little direct economic advantages to the community.

5.3 Public Transport Plan

The only public transport that is available is a bus service that is provided to children attending school
in Gansbaai.

5.4 Proposed Coastal Setback Lines

The Department of Environmental Affairs and Development Planning (DEADP) is currently in the
process of determining Coastal Management Lines for the Overberg District. A draft report is currently
being circulated as part of a public participation process and was scrutinised for the purposes of this
report.

Three (3) management lines were determined that may impact on the settlement. They are:
= The long term 1 in 100 year low risk ling;
= The medium term 1 in 50 year medium risk line; and

= Short term 1 in 20 year high risk line.

An area identified as the Rural Risk Zone was also identified. Aforementioned lines and risk zone are
ilustraied by Figure 4. As the area was identified as a CBA, it falls under the proposed rural risk zone.
In terms of the above the following is proposed for areas falling within the identified rural risk zone:

AUrecon Leading. Vibrant. Global. Projact 1 10420FG22 File Status QuoBufiefachirivier.doox 21 May 2015 Revision 0 Page 18
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Zone - Zone Intention

General Risk (rural areas) = Maintain coastal quality.

Prevent development, but allow exercising of existing rights in
respect fo single residential dwelling on agricultural land.

Primary use With special consent Not supported
As per base land use controls. = Intensification of development General residential
within development islands; {urbanisation), commercial,

= Agricultural support functions; LU IREIeD

and
_ = Public resorts.
Zone Additional Controls

s Structures must preferably be elevated on pilings, posts, piers-and4oists, column or similar
foundations — with the lowest floor of the structure to be above a pre-determined risk fevel;

= Lower floars of structures/buildings must be permeable = i.e. have openings to allow for the entry
and exits of flood waters — to allow effective interior and exterior hydrostatic pressure equalisation
during and post inundation;

® Building design must demonstrate reasonable risk reduction measures and should include
innovative solutions {adaptable buildings, relocatable buildings, flood-proofed buildings, flood
resistant and resilient construction, etc.) without increasing and transferring risks to adjacent
properties;

u Key mechanical and electrical services/structures (e.g. substations, transformers, generators,
geysers and DB boards) must be located above a pre-determined risk level;

u After construction, any expesed ground area must be stabilised by the use of ground covering
plants or mulches to minimise the risk of erosion;

= On request from the municipality, a storm water management plan might be required to be
submitted along with building plans;

# Hardened surfaces to be minimised and suitable permeable alternatives utilised to maximise natural
infiltration and reduce overland flow and associated velocities with concomitant risk of erosion and
damage;

= Only fully enclosed/seli-contained effluent storage and treatment systems will be permitted if links to
sewer mains are not possible. These must be located either on the landward side of structures or
either side of structures, and recommendead by Registered Engineer to ensure suitable sealing and
safety;

= Development should be sited to minimise the removal of trees and endemic vegetation;

= Existing coastal processes, including dune migration and littoral dnift should not be impeded and
indigenous vegetation must be maintained;

u Exofic species of vegetation should be limited to feature frees or shrubs within an indigenous
setting; and

" Fencing or other barriers must be permeable to accommodate storm events and limit structural
damage and associated negative impacts on the environment.

QUrecon Leading. Vibrant. Global. Project 110420RFQ2Z File Stetus QuoBufieechiivier.doot 21 May 2045 RevisionQ Page 16



495
ANNEXUI%E 17/24

Issues Proposed To Be Included In By-Laws

= Consolidated access pointsfpaths to the beach preferably on raised wooden/recyclable plastic
boardwalks to reduce negative impact on dunes and associated vegetation: and

= Limit and preferably avoid expansion of existing footpaths and volumes of existing structures and
buildings within the risk zone.

QUrecon Leading. Vibrant. Global. Froject {10420/RFQ22 File Status QuoBuffefachirivierdocx 21 May 2015 Revision Fage 17
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6 SHORT-, MEDIUM- AND LONG TERM NEEDS

Short-, medium- and long term goals were identified by the Overstrand Municipality for the provision of
subsidised housing within the settlement.

Short term goals

In order to provide the residents of the informal setlement with access to basic services, the
Overstrand Municipality developed eight (8) toilets, four (4) communal taps and two (2) concrete
conservancy tanks next to aforementioned informal settlement. The Overstrand Municipality financed
the installation of these services and the short term goal will therefore be to submit an application to
the Department of Human Seftlements for the recovering of the money spent under the Emergency
Housing Programme (EHP).

Medium term goals

The medium term goal is to provide housing opportunities for beneficiaries on the current housing
waiting list of the settlement, as well as to accommodate the residents of the informal setilement. It is
also a requirement that some commercial opportunities in the form of zoned erven be provided for
local entrepreneurs, An area that can accommodate the medium term housing needs of the settlement
was identified (refer Figure 15). The area is not located within the current urban edge of
Buffeljagsbaai. Any future application will therefore need to include an amendment of the urban edge.
From Figure 14 it is also clear that the area identified for possible future development falls within the
propased coastal sethack lines.

Long term goals

With the development of the two abalone farms, it will be inevitable that a need will arise for the further
provision of residential opportunities in Buffeliagsbaai. The possible development of the Bantamsklip
nuclear power station may also have an impact on the housing demand in the area. The long term
goal for the Overstrand Municipality will therefore be to provide opportunities for this particular need,
However, it was communicated to the PRT that the provision of housing opportunities should not
atiract people residing elsewhere in the Overstrand Municipality, with the hope of benefiting from
subsidised housing provision. A phased development approach is therefore regarded as most
desirable, with the development of opportunities as the actual housing need demands.

[ 4
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7 CONCLUSION
From this report it is clear that;

= A definite need exists to accommodate residents of the informal setilement in a formalised manner;

= The current waiting list indicates that there is a definite need to accommodate backyard dwellers
within the seftlement by providing additional subsidised housing opportunities:

With the development of the two abalone farms next to the setlement, a further need for the
development of housing opportunities may arise; and

The Overstrand Municipal Wide Spatial Development Framework (SDF) clearly states that the
provision of housing opportunities within Buffeljagsbaai must be considered from 2015 onwards.

In order to achieve the above mentioned it is recommended that a Local Development Framework be
compiled for Buffeljagshaai that will guide all future development within the settlement (as proposed
within the Qverstrand SDF). Specialist input will be required from the following:

= Town planning consultant;
= Independent environmental practitioner;
= Civil engineering consultant; and

= Heritage practitioner.

The framework will need to provide solutions for the medium- as well as long term needs identified by
the Overstrand Municipality.

8 RECOMMENDATION

The foliowing actions are recommended:

= That an application to recover the monies spent on the installation of the EHS services for the
informal settlement within Buffeljagsbaai be prepared and submitted to DoHS:

= That this report serve as motivation to DoHS for budgeting purposes in order to prepare a Local
Development Framework for Buffeljagsbaai addressing the medium- and long term needs of the
Overstrand Municipality;

®= That an application for funding services to accommodate the medium term demand be submitted to
DoHS; and

® That after the approval of the Local Development Framework, the necessary applications be
prepared and submitted to obtain the statutory approvals in terms of the Land Use Planning
Ordinance, 1985, the National Environmental Management Act, 1898, and the South African
Heritage Resources Act, 1999,

aurecon Leading. Vibrant. Global. Project 110420/REC22 File Status QuoBufieiiachirivisr.dacx 21 May 205 Revision O Page 21
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ANNEXURE A
. Bred. 3y
EWAUIRIES: TROVINCIAL ADMINISTEATION: WESTERN CAPE
ﬁ:ﬁ‘mﬁ_ R GLOETE DEPARTMENT OF HOUSING, LOCAL
TR GOVERNMENT AND PLANNING
TELEFOON: (021) 483-4585
(FOWLIM: PROVINSIALE ADMINISTRASIE: WES-KAAP
REFERENCE: DEPARTEMENT VAN BEHUISING,
VeRWEMa:  answsios PLAASLIKE BESTUUR EN BEPLANNING
oDATE: i SEP 1997 LA WULD LWEPHONDO: INTSHONA KOLONI
LIMHLA: ISEBE LOLWAKHING-ZINDLYU,
ULAWULO LWEEDOLOPHU NOCWANGCISO
Die Hoof Uitvoerende Beampte
Overbearg Distriksraad
Privaatsak X22
BREDASDORF
7280

! Meneer

GOEDKEURING VAN UITLEGPLAN VIR MINDER FORMELE VESTIGING OP GEDEELTE
VAN PLAAS 340, BUFFELJACHTSBAAI

1. U verwysing Is 16/5/13/1.

2. Goedkeuring word hisrmee, ingevolge arfikel 4 van die Wet op Minder Formels
Dorpstigting, 1921 (Wet 113 van 1891), verlzen aan die aangehegts uitlegplan no.
GD3/4/810/5-A vir dle ontwikkeling van 'n minder formete vesligingsgebied op 'n
gedeelte (groot 1,2876 ha) van Plaas no. 340, Buffeljachtsbaat, onderhewly aan die
volgende voorwaardes:

2.1  Die sonering van die erwe sal wees soos aangedui op bogensernde plan,
22  Die regulasies fen opsigta van informele residensiéle sone, soos uiteengesit in
i Provinsiale Kennlsgewing 465/1992, most toegepas word.

2.3 Die bepalings van dis Wet op Nasionale Bouregulasies en Bbuslandaarde, 1977 (Wet
103 van 1977) moet toegepas word op alle erwe in die gebled behalwe erwe gesoneer
vir residensiale doeleindes.

24  Die gehied moet net ontwikkel word vir die permanente inwoners wat eisndomsreg
gaan kry en dio eiendomsreg van die erwe sal slegs cordraaghaar wees aan die
direkte nageslag van die slanaars.

2.5/..
e i
PLEASE STATE REFERENCE VERAYSRMEIMOMMER IH VERDERE NOAREIFONDEHIE ASRESL]
HEEDS ISERENTHIE tHOMBOLS TERALATHIED KWW ALELWAKS ELANGELAYO &
SEND ALL CORRESPONDEHCE TO: FIG ALLE KQRRESPONDENSIE AAN:
Child Dirsciomis Planeing Hophtlspkonast Baglss
e Afairs Dippirhr bt Gromdpging .
BT Whie siraet Waniyiraat &7 LI
Triwauk Bag KEAD  FAN 0007 40050 Privasbak NS Ak (021} w1300
TARE TOWW, 8000 WAAPETAD, 1800 Q q_

. =
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Bred. 3y¢

25  Die minder formele gebied is verkdaar vir slegs daardie gedselte van die eisndom wai
op bogenoemde uitiegplan aangeioon word. Dit sal verseker dat geen addisionele
grond vir uitbreiding beskikbaar gemaak word nie.

2.6 Die ontwikkelingsparameters van die skemaregulasies ingevolge artikel 8 van die
QOrdonnansie op Grondgsbruikbeplanning, 1985 {Ordonnansie 15 van 1985) moet van

loepassing gemaak word op die ontwildeling.

2.7  Alle sirukiure buite die voorgestelde ullegplan waarin gesinne tans woon, moet
gasloop en hervestig word op erwe binne die vaorgestelde uitlegpian.

2.8 'n Boulyn ten opsigte van die seefronterwe moet deur die Overbery Distriksraad bepaal
word en moet aan die Provinsiale Adminisirasie: Wes-Kaap voorgeié word vir
goadkeuring.

! 29 'nOoreenkoms moet tuissen die Overberg Distriksraad en die gemeenskap aangegaan
word waarin maatredls neergelé word waarvolgens enige verdere uitbreiding van die
ontwikisling voerkem sal word. Hierdie ooreenkoms moet aan die Provinsiale

Administrasie: Wes-Kaap voorgeld word.

Die uwe

o
OOF YAN BEPARTRAENT

[ )
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Office of the Director: OV E R ST RA N D Kaateor van die Direkteur:
Infrastructure & Plonning Infrastruktuur & Beplonning
Enwironmemal Monagemend ENVI RCN MENTAL SECT'ON Omgewingsbestour

Enquiriecs  Benjamin Kondokter

Imibuzo

Ref Farm 340/0 Buffeljagsbaai

Datum

Date 22 March 201 8

Isuku

To Alida (Town planning ) ( via email )

RE: APPLICATION FOR PROPOSED EXTENSION OF BUFFELJAGSBAAI

Overstrand Environmenta) Management Section wishes to comiment on the
application and would like to make the following comments:

L.

The vegetation types on the property where the proposed extension will
occur are listed as “Critically Endangered” according the Elsenburg ArcGIS
Resource Layers and therefore will need NEMA approval.

The total proposed extension is bigger than 1ha and falls cutside the exisiing
urban edge layer and therefore need NEMA approval.

The portion of Erf 340 that occur below the tar road must be excluded from
the development.

Erf 308/1 must be included into the Environmental Management Overlay
Zone document as Category A to form part of the Mountain to Coastal
corridor for the Buffeljagsbaai area. We note that the lon g-ferm development
proposal could include a section of this property,

We note that the historical grave yard has been excluded from the proposed
extension and would request that the grave yard be enclosed by a boundary
wall.

Please feel free to contact me should any questions arise.
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D

Regards , - 4

Nms:MR S MULLER

. B.Ko'r_la)kter
* DIRECTOR:INFRASTRUCTURE & PLANNING

* Cc: Liezi De Viliiers :Senior Environmental Manager
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Western Cape
Government

—TV-A Theart
(& wid menue)
REFERENCE: 16/3/3/8/ E2/27/1418/17
ENGUIREES: h;aswA;gbzelg McClelland FILE NO: Pon of for m 3o
: Bu =gt
Municipal Manager SCAN NO: \

Oversirand Municipality

X 20 | coLLABORATOR NO:

7200 _ 22 Sera
e

MNMMLMLMM

Dear Sir/Madam

Tel: {028) 313 5075/8983
Fox: (028) 313 2093

HOUSING PROJECTS WITHIN THE OVERSTRAND MUNICIPALTY

1. The housing project summary for the Overstrand Municipality provided by the
Department of Human Setflements, received by the Department on 4 December 2017,
the electronic corespondence received from Ms. Abigail Jacobs on 19 October 2018,
and the electronic camespondence received from Mr. Pefrus Roux on 24 October 2018,
refer,

2. This Direciorats’s ongoing consultalion with the Overstrand Municipdlity and the
Depariment of Humon Settlements has identified that several housing projects are
currently in the pipeline, or under devslopment, within the Overstrand municipal areq,

3. Reviewofa summary of the housing projects has indicated that the Municipality has, to
date, completed environmental applications and obtained the necessony
environmental authorisations for housing dsvelopments that required such In terms of
the Natfional Environmental Management Act, 1998 [Act No. 107 of 1998) (“NEMA")
Environmental Impact Assessment (“EIA") Reguiations applicable ot that time. in other
instances, advice has been obtained te confirm where pending housing projects mary
still require environmental authorisation,

4. On this basis, a singulor project within the summary was identified where formal input
has not, as yet, been obtained from this Directorate. Although it is noted that this project
may fall within long-term planning and that other statutory processes are Currentiy
underway In order to enable the initiation of the project, the following preliminary
advice can be provided with respect fo Pol n 5 i

4" Floor, 1 Domp Sireed, Caps Town, 8001 Private Bag X$08¢, Cope Town, 5000
Tel +27 21 4832660  Fax: +27 21 483 3098 www.wastemncaps.gov.a/eadp
Email: Arabel.McClelIandWestemcope.govm
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8. This Directorate notes that applicafion is currently underway fo amend the urban edge
to incorporate land earmarked for development and inclusion within the settiement of
Buffeliagsbaai in order 1o meet the housing needs of the areq. A Status Quo Report has
been compiled by the appointed Professional Resource Team. This reporf confirms the
need for the appointment of an independent Environmental Assessment Practitioner
and that the necessary environmental application must be prepared and submitted to
obtain approval in femns of the NEMA.

6. Upon review of the information contained within the Status Quo Report, this Directorate
concurs with the conclusion and recommendations of the report with respect to the
applicability of the NEMA,

/. Although itis acknowledged thot the project isin the early stages of development, with
respect to idenfification of the potential reguirements in ferms of the NEMA, your
altention is drawn 1o the listed activities in terms of the NEMA E|lA Regulations, 2014 {as
amended) and Listing Notfices 1, 2 and 3. Be advised that, based on the inifial
information provided for the extension of the Buffelsiagbaci settlement and
development of housing on portion of Farm no. 340, the proposal may constitute, inter
alia, the following listed activities, as defined in Listing Nofices 1 and 3 of the NEMA EIA
Regulations 2014 {as amendedi:

> Aciivity 2 of Listing Nolice 1:

The development of infrastruciure exceeding 1000 mefres In length for the bulk
fransportation of water or storm water—

{ii  with an internal diameter of 0,36 metres or more; or

fi}  with a peak throughput of 120 fitres per second or more;

excluding where—

fa)  such infrasiructure is for bulk ransporiation of water or storm waler or sform water
droinage inside a road reserve or railway fine reserve: or

(b} where such development will occur within an urban areaq.

»  Activity 10 of Listing Nofice 1:

The development and reiated operation of infrasfructure exceeding 1000 metres in
lengih for the bulk fransportation of sewage, effluent, process water, waste water, retumn
water, indusiial discharge or stimes -

(i}  with an internal diameter of 0,36 metres or more; or

(i} with a peak throughput of 120 iitres per second or more;

excluding where—

(@) suchinfrastructure is for the bulk transportation of sewage, effluent, process water,
wasle water, return water, indusitrial discharge or slimes inside o road reserve or
raitway line reserve; or

(o) where such development will occur within an wrban area.

Reference: 16/3/3/6/€2/27/1418/17 Page2ofs
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> Activity 17 of Listing Nofice 1:

Deveiopmeni—
(i) inthe sea;
i) in an estvary;
(i} within the littoral active zone:
{iv] infront of a development setback: or
{v] K no development setback exists, within a disiance of 100 meires Inland of the
high-water mark of the sea or an estuary, whichever Is the greater:

in respect of—

(a) fixed or floating jeties and sipways;

(b} fidof pools;

{c) embankments;

(d] rock revetments or stabifising siructures inciuding stabilising wolls; or

(e] infrastructure or structures with a devejopmenf foalprint of 50 square meires or more

but excluding—

(oa) the development of infrastructure and siructures within existing porfs or harbours
that will not increase the development footprint of the port or harbour;

{bb) where such development is related 1o the development of a port or harbour, in
which case activity 26 in Listing Notice 2 of 2014 applies;

{ccl the developrnent of temporary infrasirucfure or slruciures where such struciures will
be removed within 6 weeks of the commencement of development and where
coral or indigencus vegetation will not be cleared: or

idd] where such development occurs within an uban areq.

> Activity 18 of Lisiing Nofice 1:

The pianfing of vegetation or placing of any material on dunes or exposed sand
surfaces of more than 10 square metres, within the littorol active zone, for the purpose
of preventing the free movement of sond, erosion or gccretion, exciuding where ~—

(i) the planfing of vegetation or placement of matesial reiates to restoration and
maintenance of indigenous coastal vegetation undertaken in accordance with a
maintenance management plon; or

{fi such planiing of vegetation or piacing of materiol will oceur behind g development
setback.

» Aciivity 19A of Listing Notice 1:

The infiling or depositing of any maierai of more than 5 cubic mefres into, or the
dredging, excavation, removal or moving of soil, sand, shells, shell grit, pebbles or rock
of more than 5 cubic meftres from -

(i) the seashore;

Reference: 14/3/3/6/E2/127 1141817 Page3of5
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(i} the Mioral active zone, an estuary or o distance of 100 metres inland of the high-
waler mark of the sea or an esfuary, whichever distance s the greater; or
{tii) the seq; -

but exciuding where such infiling, depositing, dredging, excavation, removal or
moving —

{a) will occur behind o development setback:
fb) is for maintenance purposes undertaken in accordance with g mainfenance

management plan;:

(c) falls within the ambit of activity 21 of this Notice, in which case that activity applies;

(d) occurs within existing ports or harbours that will not increase the development
footprint of the port or harbour; or

(e} where such development is refated o the development of a port or harbour, in
which case ocivity 26 of Listing Notice 2 of 2014 applies.

> Activity 27 of Listing Notice 1:

The clearance of on area of 1 heclare or more, butless than 20 hectares of incligenous
vegelation, except where such clearance of Indigenous vegetation is required for—

(i} the undertaking of a linear activity; or
(i) maintenance puposes underfaken in accordance with aq maintenance

management plan,

» Activity 28 of Uisting Nofice 1:

Residential, mixed, reail, commercial, industial or institufional developments where
such land was used for agticutiure, game farming, equestrion purposes or afforestation
on or after 01 April 1998 and where such development:

i) will occurinside an urban area, where the totaliand fo be developed is bigger than

5 hectores; or
() will occur oufside an urbon area, where the totfal land to be developed Is bigger

than I hectare;

excluding where such land has diready been developed for residential, mixed. retail,
commercial, industrial or insfitutional purposes,

»>  Activity 4 of Listing Nolice 3:
The development of a road wider than 4 mefres with ¢ reserve jess than 13,5 meires.
fi} In Western Cope:

i. Areds zoned for use as public open space or equivalent Zoning;

li. Areas ouviside urban areas;
(ac) Areas confalning Indigenous vegefation;

Reference: 16/3/3/6/E2/271418/17 Page 4 of 5
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(bb) Areas on the estuary side of the developrent sefback line or in an esfuarine
functional zone where no such setback line has been determined; or
iii. In urbon areas:
faa) Areas zoned for conservation use: or
{ob) Areas designated for conservation use in Spatial Development Frameworks
adopled by the competent authority.

»  Aclivily 12 of Listing Nofice 3:

The clearance of an area of 300 square metres or more of indigenous vegetation
except where such clearance of indigenous vegeiation is required for maintenance
puposes underfoken in accordance with a mainfenance management pian.

fij Western Cape:

. Within any erifically endangered or endangered ecosystem listed in terms of

secfion 52 of the NEMBA or prior to the publication of such a fist, within an area

that has been Identified as crifically endangered in the Nafional Spatial

Biodiversify Assessment 2004;

Within critical biodiversity areas identified in bioregional pians;

Within the [itoral aclive zone or 100 mefres infand from high water mark of the

sea or an esivarine funciional zone, whichever distance is the greater, excluding

whevre such removal will occur behind the developmeni setback line on erven in

vwrban areas; or

iv.  Onland, where, at the time of the coming into effect of this Notice or thereafter
such land was zoned open space, conservation or had an equivalent zoning; or

v.  Onland designated for protection or conservafion purposes in an Environmenial
Management Framework adopted in the prescribed manner, or g Spatial
Development framework adopted by the MEC or Minister.

Sim=

8. Therefore, if applicable, wiitten environmental authorsation will be required and an
application for environmental authorisation must be submitled to the competent
authority and authorisation obtained before the development may commence.

9. The Application Form, as well as other relevant forms and guidelines, are available from
this Department's wabsite: hﬁps:/fwww.westemcape.gov.zaiec:dp/resource—librcw.

10. This Departmentreserves the right to revise or withdraw any comments or request further
information from you based on any information recelved.

thiully

HEADOF COMPONENT
ENVIRONMENTAL IMPACT MANAGEMENT SERVICES: REGION1
DEPARTMENT OF ENVIRONMENTAL AFFAIRS AND DEVELOPMENT PLANNING

CC: (1) Ms. E. Peiser {Departmert of Human Settiements) Fax: (021) 483 5510

Reference: 16/3/3/¢/E2/27 11418117 Page § of 5




Buffeljachtsbaai Behuising komitee &

Gemeenskap

19 Oktober 2018

Vrae / kommentaar rakende behuising te Buffeljachtsbaai:

Bespreek grootte van beplande huise met die gemeenskap.
Nuwe erwe moet enkel residensieel gesoneer word.

Erwe moet 5o groot soos bestaande erwe wees.

Bestaande erwe moet na enkel residensieel hersoneer word.

bUNPR

——————Crt
FILE NO: - 50
s’ -3 B 3
$SAN MO
I ERF 240 ]
COLLABORATOR NO;
1 \22 13 l

-1 NOV 2018
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